


TENANT DATAvl
The tenonts in the oreo ore o predominontly low

income group. 69% of the fomilies in this oreo hove
o yeorly income of less thon $3,OOO, ond only 3 %
of the fomilies hove qn income of $5,000 o yeor
ond over.

fhe tenonts ore otlrocted to the neighborhood by
the low rentols. 12% of the fomilies poy $I5 o
monlh rent or less, ond 76.6% of them poy $35
o month or less for rent.

These low renlols ore occosioned by the extreme
oge of the buildings ond the poor focilities provided
in the oportments. Only 42.7% of the oportmenls
hove complete privote bqlhrooms, ond some of these
hove no heot ond some neither heot nor hot woler.
39.1% of the oportments hove o privote seporote
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toilet only ond I8.2% shore q toilet wilh onother
fomily.

41.9% of the oporlments hove hol woler ond no
heot, ond 4.2% hove neither. This leoves only o
little over holf of the oportments, 53.97", with both
heol ond hol woter.

fhe moiority of lhe lenonls in the oreo do not
hove children, since 58.4% of the oporlments ore
occupied by only one or two persons.

The moiority of them, 68.6"/", would, olso, prefer
to remoin in the some neighborhood. I6.5% would
prefer to live in other seclions of New York City,
11.6% hod no preference ond 3.2 % would prefer lo
live somewhere else.
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TYPE OF
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I. CENTRAL HEAT
A. COMPLETE BATH

B SEPARATE TOILET
(r ToTLET / D.U.)
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Within the boundories of this site there ore 42I
seporote porcels of reol eslole held in privote own-
ership, in oddition to 4 porcels owned by the City
of New York. !t is eslimqted thqt qs of this dote it
would cost $25,800,000 to ocquire thot portion of
the site in privote ownership, in oddition lo on
ossessed voluotion of $595,000 on the porcels now
owned by the City, or o totol of $26,395,000. On
o squore foot bosis, this works out to o cost of
$I9.54 per squore foot of property ocquired.

!n orriving qt this estimole os to the proboble
cost of ocquisition, the reoltor wqs concerned with
the method of ocquisilion, ond olso took into oc-
count oll of the mony foctors offecting the volue of
lhe properlies under considerotion, such os the pres-
ent use qnd condition of the improvements on the
site, the generol neighborhood including tronspor-
totion, educotionol, culturol ond religious focilities,
prevoiling rentols, volue os evidenced by recent
soles of properties within lhe site, ond decisions of
the Court in condemnotion proceedings.

As to the method of ocquisition, it is considered
proboble thot by for the lorger portion of this lond
will hqve to be ocquired by the City of New York
through lhe exercise of its right of eminenl domoin.
Extensive study of the ossembloge of substontiol
plots within the City during the recent post leods
to the conclusion thot it is virtuolly impossible to
ossemble o sile more sizeoble thon two ocres with-
oul resorting to condemnotion.

No doubt it will be possible lo ocquire individuol
porcels within the site through purchose or oplion
of on qmounl somewhot below lhe ossessed voluo-
fion; however, it is impossible to predicl how suc-
cessful such octivity will be, or to whot exlent the
sovings so effected moy be offsel by higher owords
on the condemned portion thon ore now foreseen.

Presenl Use ond Condition of Buildings on Site:
This oreo is divided olmost equolly belween resi-

dentiol ond commerciol uses. The residentiol build-
ings ore generolly in the weslerly seclion of the site,
ond the commerciol buildings in the eosterly section.

The residentiol construction consisls of 4, 5, 6,
ond even 7 story wolk-up lenemenls. Alrhough the
molority of these buildings ore kept in foir condi-
tion, lhey ore very old, ond only 38 7o of them pro-
vide centrol heoting ond complete bothrooms. Most
of the oporlments rent for less thon $50 per month,
with only 6"/" commonding higher rentols.

The commerciol improvemenls consisl for lhe most
port of 5 to 8 story loft ond slore buildings, the
moiority of which hove elevolors. Mony of these
lofts ore used for monufocluring. There ore olso o

number of lorge goroges, ond severol smoller
goroges ond mochine shops.

Surrounding Neighborhood:
Belween the northerly boundory of this site ond

Woshington Squore Pork there ore severol squore
blocks of property now being used for lhe expon-
sion of New York University; to the norlheosl ore
lhe present buildings of the Woshington Squore
division of the University.

To the eosl ond soulheost the entire oreo is im-
proved with old loft buildings. The oreo directly
soulh of this sile consisls of smoll old loft ond tene-
ment buildings, ond is under considerolion os o
seporote site in this progrom.

The oreo to the wesl is primorily residentiol, with
o preponderonce of lenements, olong with some
more modern oporlmenl buildings. Most of the
blocks within this site, together with the oreo to the
north ond wesl, comprise the Greenwich Villoge sec-
tion of the city. The property to the northeost con-
sists lorgely of the holdings of the Trustees of
Soilor's Snug Horbor.

Tronsportotion focilities qre excellenl. There is o
stolion of the Sixth Avenue lndependent subwoy ot
West 4th Street; o stolion of the Seventh Avenue
l. R. T. ot Sheridon Squore; ond there ore stotions
of the B. M. T. ot Prince Slreet ond ot 8th Street.
Mony of the Fifth Avenue Bus line roules slort ot
Woshington Squore, qnd lhere qre olher norlh-south
bus lines on the Avenue of the Americos qnd on
Broodwoy. There ore cross-lown bus lines on Hous-
ton Streel ond on 8lh Street.

There is o porochiol school ot MocDougol Slreet
neor West Houslon Slreet, ond onolher on Bleecker
Street running from Cormine Slreet lo Leroy Street.
There ore severol Cothotic Churches in the neighbor-
hood. However, churches of other denominolions,
os well os public schools, ore ol some dislonce from
the site.

Prevoiling Rentols:
The existing rentols in the neighborhood of this

property for oporlments in lenement buildings ond
for slores ond lofts in commerciol properlies, ol-
though showing q rolher sotisfoctory yield bosed
upon the depressed volue of these old buildings,
would neverlheless be insufticienl lo return o reo-
sonoble profit upon the reconstruclion volue of the
vorious slruclures. ln other words, lhe rentols ore
on o very low level which reflecls o sotisfoclory
yield for sub-normol properties. This unique condi-
tion is one of the foctors preventing the eliminotion
of slums by the investmenl of privote copitol with-
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out the inlervenlion of the municipolity chorged
with the well-being of its cilizens.

Volue os Evidenced by Soles:
A seorch of recorded conveyonces reveoled thqt

since Jqnuory I , 7947 lhere were 63 bono fide soles
of properties within the boundories of this site in
oddition to I foreclosure of o mortgoge ond I deed
surrendered in Iieu of foreclosure. These soles were
onolyzed in detoil ond reveoled the following indi-
cotions of volue:

The soles were mode ot considerotions overoging
99"/. of the ossessed voluotion ot the lime of con-
veyonce, and 92"/" ol the 1950/51 ossessed voluq-
tion of properties conveyed.

There wos o totol oreo of 253,226 squore feel
involved in these soles; the totol considerotion op-
plicoble to lond wos $I,331,165, showing on dver-
oge lond price of $5.26 per squore foot. lt might be
well ot this point to exploin the method used in
deciding whot proportion of the considerotion wos
ottributoble to lond volue. The considerolion wos
ollocoted to lond ond building in the rotio existing
belween the lond ond building ossessments ol lhe
time of the soles. While it might be orgued thot this
method of onolysis presumes too heovily upon the
correclness of the ossessed voluotion, lhere is no
other obieclive opprooch to o prorotion of the con-
siderotion. lt would be follocious for the opproiser
lo estimole the replocemenl cost of the building ond
deduct it from the totol considerotion, thereby find-
ing o residuol lond volue, since (o) the building
moy well be worth subslontiqlly more or less thon
its replocement cost, from on economic stondpoint,
ond (b) the opproiser connot proiect himself into
the minds of both porties to eoch tronsoction in
order to oscerloin the opinion of the porlies os lo
the relotive worlh of lond ond building in estoblish-
ing the considerolion to be poid by the buyer ond
occepted by rhe seller.

ln o further study designed lo determine the ex-
tent, noture, ond lrend of the morket, the following
figures were disclosed:

The soles covered 21% of the oreo of the sile,
ond I9% of the I950/51 ossessed vqluotions of
the site. The 63 soles covered 50 tox lots; there ore
421 privotely owned lox lots in the site, lherefore
the morkel covered 14% of the totol number of tox
lots in the site.

The distribution of soles with respecl to type of
improvement wos os follows:

fype ol lmprovemenl No. of Soles "/" of Total

tronsoctions overoging lO7% of ossessed voluo-
tion; in 1949 there were 8 lronsoctions overoging
84% of ossessed voluotion; in 1950 lhere were 6
tronsoctions overoging 88% of ossessed voluolion;
o totol of 63 tronsoctions overoging 99% of os-
sessed voluotion.

Decisions in Condemnolion Proceedings:
Since it is deemed proboble thot virluolly oll of

the lond for the proposed development will hqve
to be ocquired through condemnqtion, porticulor
study wos mode of the relotionship belween
owords mqde by the New York Slote Supreme Court
in the First Judiciql District ond the qssessed voluo-
tion of properties condemned in the recent post.
The opproiser consulted with members of the Cor-
porolion Counsel's stoff, ond studied lhe owords
mode in condemnolion proceedings for the ocqui-
sition of lond for public use, both for housing ond
olher purposes, such os slreel widening, ond for
the ocquisition of lond to be resold to privole in-
vestors for use in the public interest in the creotion
of new housing.

Stotisticol doto in conneclion with the most per-
linent of these owords hos been mode ovoiloble to
the Committee. lt is sufficient to note here thot dur-
ing the post decode such owords hove ronged from
83 % of lhe ossessed voluotion to I 28"/", ond thot
since the generol improvement in the reol estote
morket in 1947, in no instonce hove owords been
lower thon the ossessed voluolion.

Assessed Voluotion:
ln connection with this site, detoiled studies were

mode of the ossessed voluolion of eoch tqx lot for
the tox yeors 1949/50 ond l95O/51. A brief sum-
mory of rhe 1950/51 ossessed voluotions involved
follows:

No. Lqnd Bvilding Totdl
Unimproved torf
Privole

Ownership 12 $ 134,600 $ 134,600
N.Y. Ciry Owned 3 47O,OOO

15 $ 604,600

lmproved Properlies:

470,OOO

$ 604,600

Privqte
Ownership 4O9 $7,812,500 $13,293,000 $2I,I05,500

N.Y. Ciry Owned I I9,000 106,000 125,000
410 $7,831,5O0 $l 3,399,OOO $21,23O,5OO

Totqls for Sile:
Privole

Ownership 421
N.Y. Ciry Owned ,l

425 $8,436,1 OO $I 3,399,000 $21 ,835,1 00

Detoiled sludies upon which we hove bosed our
opinion os lo the proboble cost of ocquisition of
lhis site, ond from which the foregoing informotion
hos been obstrocled, hove been mode ovoiloble to
the Committee.

CHARTES F. NOYES CO., INC.
George A. Hommer,
Vice President
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$7,947,100 $I 3,293,0OO $2l,24O,lOO
489,000 I 06,000 595,000

Residentiol, no stores
Residentiol, slores on grode
Commerciol properties

9.5%
54.O%
36.5%

r 00.0 %

ln 1947 lhere were 26 tronsoctions overoging
1O9% of ossessed voluolion; in I948 lhere were 23
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RESALE APPRAISAL

a

E ill
ln order to estimote the resole volue of the lond

within this site, we hove mode on onolysis of the
proposed redevelopmenl plons for this oreo, ond
hove mode o coreful study of oll foctors offecting
the volue of the lond in this site for the proposed
redevelopment. We hove come to the conclusion
thot the over-oll reuse volue of the lond os if cleqred
is $Z.SO per squore foot, or $926,700 per ocre.
Since the oreo lo be developed for middle cost
housing consisls ol 712,944 squore feet, the totol
resole volue os if cleored, of this porlion of the site,
would be $5,347,080. !t should be borne in mind
thot since it is intended to sell this site encumbered
with the present improvemenls, il wil! be necessory
to opply o discount to the obove volue in order to
compensote the purchoser for the oltendont cost of
obtoining possession from the present occuponls of
the buildings, ond for the cosl of demolition. lt hos
been estimoted thot the resole vqlue of the lond in
its present condition would omount to $4,083,627
or opproximotely $5.73 per squore foot.

!t hos been plonned by the Committee to develop
on oreo of opproximotely I6.4 ocres os o housing
proiect, with o two-fold purpose.

(I) The eliminotion of o slum oreo.
(2) The olleviotion of the shorloge of residentio!

spoce in the middle income brockets within
the Borough of Monholton in the City of New
York.

We, os reollors, hove been osked to exercise our
iudgment os lo (o) the suitobility of this oreo for
housing of the desired type, (b) the economic feqsi-
bility of such on underloking, ond (c) the price which
could be reolized by rhe Cify of New York for the
site if offered ot public ouction to privole inveslors
ofler its ocquisition by the Committee through the
use of its right of eminent domoin.

Before reoching o conclusion in relotion to the
obove points, we mode o coreful survey of the site
ond its surrounding neighborhood. The results of
this survey os to the site ond the surrounding neigh-
borhood hove been incorporoted in our reporl relo-
tive to the proboble ocquisition cost of the property.
Another foctor to which we gove consideroble study
before reoching our conclusions wqs the present
morket volue of the lond os used fodoy, Ihrough
on onolysis of ol! soles of property within the site
occurring since Jonuory I, 1947. The dota reloting
to these soles wos olso fully discussed in our report
concerning ocquisition cost, qnd it would seem
unnecessory to develop the point further herein.

Additionol foclors considered before reoching our
finol conclusions included o study of the cost otlen-
donl to lhe construction of the proiect, lhe renlols
which could be obtoined upon completion of the
improvemenl, lhe expenses ottendont to the opero-
tion of the completed strucfures, the yield thot could
reosonobly be onticipored by o privote investor on

the over-oll investment, ond the potentiol volue
inherent in this lond for the proiected use.

Construclion Cosls:
Estimotes qs lo the cosl of constructing lhe pro-

posed buildings, including oll professionol fees, os
well os the cost of londscoping ond site improve-
menls, were supplied to us by the orchitecls for the
proiect. To these figures were odded ollowonces for
costs involved in the completion of the proiected
buildings, such os interesl on ionci ond on copitol
invested in the building during conslruction, reol
estote loxes on lond (bosed on the presenl ossessed
voluotion of the lond), ond finonce, legol ond
orgonizotion expenses involved in o proiect of this
size. This lotter item includes inspection qnd exqmi-
nolion fees, ond title ond recording chorges.

Rentol Volues:
ln conneclion with the estimotion of lhe rentol

volue of the proiected oportmenls, inlensive study
wos mode of the prevoiling renlols in other lorge
oporlmenl developments both within the Borough
of Monhotton qnd in the New York metropolilon
oreo generolly. Porticulor ollention wos given to
rentols in new buildings which ore not subiect lo
rent controls. Within Monhotlon, olmosl oll new
oporlment conslruction, olher thon subsidized ond
tox exempt housing, is in the luxury closs, with very
few rentols ol less thon $50 per room per monlh,
ond o lorge number of renlols ronging up to $lO0
per room per month. However, in suburbqn New
York, there qre o lorge number of oportmenls rent-
ing ot between $30 ond $+O per room.

The oportments within the proiected development
for this sile con be rented very reodily for $35.00
per room per month. ln foct, on lhe present renlol
morket, they could undoubtedly be rented ot higher
rotes. However, since one of the obiectives of the
Commillee is to provide housing ot the lowest pos-
sible rentql consistent with sound finonciol plon-
ning, ond since the opprooch lo volue through the
copitolizotion of o streom of income presumes lhe
continuonce of thot income on o reqsonobly steody
plone, we hove used this minimum rentol of $35.00
per room per monlh os o bosis for our cqlculotions
os to lhe copitolized volue of this proiected devel-
opment.

It wos olso necessory lo determine lhe rentol
volue of certoin other spoce in the prolected build-
ings, including slores, goroge ond porking focilities.
The rentol volues of this commerciol spoce were
estoblished ofler o considerotion of oll pertinent
foctors such os the nolure of the spocer the morket
for such spoce creoled by the proiected housing, ond
renlol volue of similor spoce in the vicinity.

Operoting Expenses:
We estimqte thot the proposed improvement for
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this site could be operoted ot o cosl of opproximotely
$lOO per room per onnum by o privole investor.
This figure is bosed on current roles for lobor, mote-
riols ond utilities ond includes the following items:

Poyroll, Poyroll Toxes, Fuel, Woler, lnsuronce,
Repoirs, Gos ond Electricity including tenonts'
consumption, Pointing ond Decoroting, Reserve
for Replocemenls, 5upplies, Monogemenl ond
Brokeroge, ond Miscelloneous Expenses. Poyroll
eslimoles ore predicoled on the use of outomotic
rolher lhon monuolly controlled elevotors.
The figure of $lOO per room does nol include reol

eslote loxes or omorlizotion of the inveslment,
which hqve received considerolion in the proiection
of the net return opplicoble to the proposed devel-
opmenl.

This estimole wos mode ofter exlensive sludy os
lo the cosl of operoting somewhot comporoble
buildings in the recent post, including o number of
lorge proiects within the City operoted by such
inveslors os insuronce componies.

Anticipoted Yield:
Bosed on lhe foregoing estimotes of rentol volue

ond operoting costs ond computing reol eslole loxes
on lhe bosis of o reosonoble opproximolion of the
ossessoble volue of the proposed proiect, the esti-
moted nel relurn on o free ond cleor bqsis shows
o yield of opproximotely 7"h on the totol invesl-
menl involved. We believe thot this represents on
odequote return on on inveslment of this chorocler.
Since it will probobly be possible for o potenliol
investor lo secure o subslontiol mortgoge ol con-
siderobly lower interest lhon 7"/., the percentoge
of relurn on the equity would be proportionotely
higher thon 7 o/. 

.

Prolected Use:
We concur with the Committee thot this site is

suitoble for o diversity of uses, encompossing plons
for commerciol ond cullurol development os well
os provision for new housing in both the low ond
the moderole rentol fields.

Detoiled onolysis of the economic ospects of the
development proiecled for thot portion of the site
to be used for moderote cost housing reveols thot
such use is finonciqlly sound.

Comporotive Approoch to Volue:
Anolher type of opproisol procedure usuolly

opplied in determining the voluolion of lond is the
comporotive method, through which onologies ore
drown belween the ossets ond benefits inherent in
the site being opproised ond those found in similor
sites suitoble for the some purpose ond offered con-
currenlly for sole or leose.

This method of opproisql could not be opplied
in this monner in the instont cose due to the foct
thot no similor ossembloge of lond presently
improved with sub-stondord housing, is to be found
on Monhotton lslond, which is susceptible to pri-
vote negotiotion os distinguished from ocquisition
through the use of the right of eminenl domoin.

ll wos possible, however, to oscertoin the ocqui-
sition cosl of other housing proiects, both privote
ond public, ond to compore the ossets ond benefits
of lhose sites (os to their relotive locotion, trons-
portotion focilities, neighborhood conditions, ond
desirobility) with those of the subiect site.

ln order to estoblish o volue on this site for resole
purposes, ot o level consistent with its morket volue
for the use envisioned by the Committee on Slum
Cleoronce, the comporotive method wos opplied to
lhis extent. ln the opplicotion thereof, the records
ond slotistics of mony privote ond public proiects
were studied ond onolyzed to determine (o) ocquisi-
lion cost, (b) construction cost, (c) operoting expenses
incurred, (d) rentols obtoined, ond (e) the resultont
monetory yield.

All of the foregoing study is reflecled in the resqle
volue which we hove ploced upon this site.

CHARLES F. NOYES CO., INC
George A. Hommer,
Vice President
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